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COUNTY OF RIVERSIDE 
ENVIRONMENTAL ASSESSMENT FORM: INITIAL STUDY 

Environmental Assessment (CEQ / EA) Number:  N/A 
Project Case Type (s) and Number(s):  General Plan Amendment No. 1208 (GPA No. 1208) 
Lead Agency Name:  Riverside County Planning Department 
Address:  4080 Lemon Street, P.O. Box 1409, Riverside, CA 92502-1409 
Contact Person:  Robert Flores (Urban and Regional Planner IV) 
Telephone Number:  951-955-1195 
Applicantôs Name:  N/A 
Applicantôs Address:  N/A 

I. PROJECT INFORMATION 

Project Description: 

BACKGROUND AND CONTEXT 

The County of Riverside is composed of approximately 7,300 square miles, bounded by Orange County 
to the west, San Bernardino County to the north, the State of Arizona to the east, and San Diego and 
Imperial Counties to the south. Development for the unincorporated County is guided by the Riverside 
County General Plan, which was last comprehensively updated and adopted in December 2015. The 
Riverside County General Plan is divided into 19 Area Plans covering most of the County (refer to 
Exhibit 1, Riverside County Area Plans). One of these area plans is the Elsinore Area Plan (ELAP), 
which is located in southwest Riverside County, and the area plan boundary encompasses the cities of 
Lake Elsinore, Canyon Lake and Wildomar and the unincorporated communities of El Cariso, Horsethief 
Canyon Ranch, Lakeland Village, Meadowbrook, Rancho Capistrano, Rancho Carrillo, and Warm 
Springs. Much like the Countyôs General Plan, ELAP only governs over unincorporated areas, therefore, 
is not applicable to the above cities that have their own general plan. ELAP provides tailored policy 
direction relating to land use, circulation, open space, and design, and tailored policies for the 
abovementioned unincorporated communities. 

ELAP currently includes a number of Policy Areas, including the Lakeland Village Policy Area (LVPA) 
(refer to Exhibit 2, Elsinore Area Plan Overlays and Policy Areas).  The LVPA sets the planning direction 
for the community of Lakeland Village, which is located in the southwestern part of the ELAP boundary 
ï west of the City of Lake Elsinore (refer to Exhibit 3, Regional Location Map). The LVPA boundary 
stretches along Grand Avenue on both sides between Ortega Highway and Corydon Avenue and 
consists of approximately 2,638 acres. There have been several planning efforts that have influenced 
the planning direction of the Lakeland Village community, including minor General Plan Land Use 
changes associated with General Plan Amendment No. 960. More recently, the County of Riverside 
processed a community-scale planning effort that focused on the creation of the LVPA, inclusion of 
some Mixed Use Areas (MUAs) within the new policy area, development of accompanying policies, and 
other pertinent changes within the newly created LVPA. This amendment to the General Plan, known 
as General Plan Amendment No. 1156 (GPA No. 1156), was adopted by the Riverside County Board 
of Supervisors in April 2017.  However, GPA No. 1156 could not fully address all necessary changes to 
the General Plan Land Use designations within the LVPA due to the General Plan Certainty System. 

The Riverside County General Plan Certainty System guarantees that foundational land uses do not 
change frequently. Under this system, all unincorporated areas have a ñFoundation Componentò and a 
Land Use designation, and Foundation Components can only be changed every 8 years.  In 2016, the 
window to change foundational land uses opened up, allowing for the initiation of GPA No. 1208 that 
would allow for further review and amendments of the General Plan Land Use designations within the 
LVPA, especially those that necessitate foundational changes that could not be changed with GPA No. 
1156. 
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The planning process for GPA No. 1208 included public outreach with the Lakeland Village Community. 
On February 22, 2017, an introductory presentation was made to the community at the Lakeland Village 
Community Advisory Council meeting. This introduction was followed by two community workshops, 
held on March 22, 2017 and June 21, 2017, to discuss the proposed changes included in GPA No. 
1208, as well as receive feedback from the community. The changes proposed under GPA No. 1208 
were then presented during the August 23, 2017 Community Advisory Council meeting, which received 
no opposition or requested changes. 

PROJECT LOCATION 

The Project Area includes the LVPA boundary, which is specifically located directly southwest of the 
Lake Elsinore shoreline and is adjacent to the northeast side of the Santa Ana and Elsinore Mountains, 
along Grand Avenue generally between State Route 74 (SR-74) and Corydon Road.  The Project Area 
also includes a few select areas just outside the LVPA boundary to the southwest along the mountain 
slopes, as shown on the attached exhibits. 

PROJECT INFORMATION 

PROJECT COMPONENTS 

GPA No. 1208 consists of General Plan Land Use Designation and policy updates generally within the 
LVPA, including General Plan Foundation Component changes that were not feasible during GPA No. 
1156, as shown on the attached draft policies and the exhibits. The Project does not include site specific 
development and is limited to land use and policy changes. For analysis purposes, specific assumptions 
of future development are used to determine the potential impacts of the Project (the methodology of 
determining future development is contained within Appendix 1, Build Out Projection Methodology). 
Future development will be subject to entitlement and permit review and  appropriate environmental 
review and clearance. 

General Plan Land Use Changes 

GPA No. 1208 generally focuses on parcels located within the following areas of the LVPA:  

¶ Parcels directly adjacent to Grand Avenue in the Rural Community Foundation Component 

¶ Parcels within or adjacent to the Rural Mountainous areas west of Grand Avenue to reflect 
new hillside slope mapping with the Rural Mountainous Land Use Designation 

¶ Limited sites located throughout the LVPA where minor land use modifications are warranted 

¶ Select sites along Grand Avenue appropriate for mixed development mapped with the Mixed 
Use Area Land Use Designation. 

Under the proposed Project, a number of parcels underwent changes to the Land Use Designation, 
resulting in changes to the land use acreages in the LVPA. Table 1, Land Use Designation Change 
Summary, outlines the changes in Land Use Designations associated with the proposed Project. The 
changes along the Rural Mountainous areas west of Grand Avenue included a limited number of parcels 
outside and adjacent to the LVPA. 
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Table 1: Land Use Designation Change Summary 

Land Use Designation 
Existing 
(Acres) 

Proposed 
(Acres) 

Difference 
Between 
Existing 

and 
Proposed 

(Acres) 

Rural Community - Estate Density 
Residential (RC-EDR) 

382.64 340.74 -41.9 

Rural Community - Very Low Density 
Residential (RC-VLDR) 

70.72 77.38 +66.6 

Rural Community - Low Density Residential 
(RC-LDR) 

0 35.75 +35.75 

Rural Residential (RR) 3.29 1.92 -1.37 

Rural Mountainous (RM) 740.43 606.81 -133.62 

Commercial (C) 228.94 226.41 -2.53 

Estate Density Residential (EDR) 63.17 58.91 -4.26 

Low Density Residential (LDR) 159.62 159.62 0 

Medium Density Residential (MDR) 745.47 824.71 +79.24 

Medium-High Density Residential (MHDR) 27.42 27.42 0 

High Density Residential (HDR) 10.45 10.45 0 

Commercial Retail (CR) 26.90 33.34 +6.44 

Light Industrial (LI) 22.04 22.04 0 

Public Facilities (PF) 29.92 29.92 0 

Mixed Use Area (MUA) 127.81 183.40 +55.59 

Total 2,638.82 2,638.82 -- 

The proposed Project will create seven new Mixed Use Area (MUA) Neighborhoods as well as one new 
Light Industrial (LI) Neighborhood within the LVPA, resulting in a total of eight Neighborhoods 
throughout the LVPA, including three Neighborhoods created from existing MUA designated sites. 
These areas are considered for mixed use development, including residential, commercial, and other 
uses. To view the existing land uses, as well as the proposed land use changes, refer to Exhibit 4a, 
Lakeland Village Land Use Designation Changes (North Area), and Exhibit 4b, Lakeland Village Land 
Use Designation Changes (South Area).  

Projected Growth and Buildout Methodology 

Because the Project is a General Plan Amendment with no specific site development proposal, 
development assumptions were made in order to project future development for the LVPA. To do this, 
background research was conducted to understand the buildout potential, based on a number of 
development metrics. A 20-year development projection was established, and is outlined below: 

a. Review of Permit Data: To understand the development activity within the LVPA, Planning 
Department permit data was reviewed within the LVPA for the last ten years of available records 
(2007-2017). This time period included the Great Recession, as well as the recovery period. 
This review found that there was a limited amount of permit activity in the LVPA that resulted in 
the development of new dwelling units or non-residential structures. The majority of permit 
activity was related to modifications to existing buildings and other minor development activities 
(such as construction of a free-standing garage, mobile home renovations/additions, wireless 
facilities, and other miscellaneous permits). While this review was not ultimately utilized to 
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establish development projections, this review did provide confirmation of the limited 
development that has occurred within the LVPA.  

b. Review of Assessorôs Data: Since the review of the permit data did not provide sufficient 
information to determine a historic level of growth, Assessorôs Parcel Data was used to develop 
growth rates for each land use type, reviewing the development that has occurred in the past 20 
years (from 1998-2017). A 20-year review of development includes a number of development 
cycles, including times of large real estate growth, economic recession, and economic recovery. 
As such, it was determined that the review of 20 years of development will serve as an accurate 
indicator of future growth in Lakeland Village. 

The assumptions used to project development for each land use type (Residential, Non-
Residential, and Mixed Use) are outlined below:  

i. Residential Development: To calculate future residential development, the 20-year growth 
rates were applied from the Assessorôs data to the existing development for each of the 
residential land uses to calculate anticipated buildout for the next 20 years. To ensure that 
the anticipated development calculations provide a conservative estimate of future growth, 
a buffer of 10 percent was added to the 20-year development potential calculations.  

ii. Non-Residential Development: To calculate future non-residential development, an 
assumption that the existing non-residential development quantity will grow by 35 percent 
over the next 20 years. Due to limited non-residential growth in the past 20 years, the data 
set was too limited to determine a growth rate; therefore,  a future growth rate of 35 percent 
was used for non-residential development, which was based on the cumulative growth rate 
for residential land uses. This growth rate is above the historic non-residential development 
growth rate, and as such, represents an appropriate growth rate for the LVPA. To ensure 
that the anticipated calculations provide conservative projections for future development, a 
buffer of 10 percent was added to the 20-year development potential calculations. 

iii. Mixed Use Development: Since the MUAs are a relatively new land use in the LVPA, there 
is no development history for these land uses. To forecast future growth for these areas, 
the residential and non-residential Land Uses within the LVPA with the highest projected 
units and floor area were used. For residential growth in MUAs, the projected units for 
Medium Density Residential was used, which is the Land Use within the policy area that 
generates the highest number of dwelling units based on the buildout assumptions, and for 
non-residential growth in MUAs, the projected square feet for Commercial Retail was used, 
which has the Land Use within the policy area that generates the largest square footage 
based on the buildout assumptions. 

Table 3, LVPA Growth Projections, below outlines the calculated growth projections for the LVPA. For 
a full outline of the growth projection methodology, refer to Appendix 1: Buildout Projection 
Methodology, of this document.  
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Table 2: LVPA Growth Projections 

Land Use Existing Development Projected Growth 
Projected 20-Year 

Buildout 

 

Existing 
Residential 

Development 
(DU) 

Existing 
Non-

Residential 
(SF) 

Additional 
Residential 

Development 
(DU) 

Additional 
Non-

Residential 
(SF) 

Projected 
Residential 

Development 

(DU) 

Projected 
Non-

Residential 
Development 

(SF) 

Rural Mountainous (RM) 192 

 

38 

 

230 

 

Rural Residential (RR) 7 

 

6 

 

13 

 

Rural Community- Estate Density 
Residential (RC-EDR) 

224 

 

52 

 

276 

 

Rural Community- Low Density 
Residential (RC-LDR) 

- 

 

- 

 

- 

 

Rural Community- Very Low Density 
Residential (RC-VLDR) 

- 

 

- 

 

- 

 

Open Space-Conservation (OS-C) - 

 

- 

 

- 

 

Estate Density Residential (EDR) 2 

 

- 

 

2 

 

Low Density Residential (LDR) 113 
 

30 
 

143 
 

Medium Density Residential (MDR) 1,766 

 

352 

 

2,118 

 

Medium High Density Residential 
(MHDR) 

18 

 

- 

 

18 

 

High Density Residential (HDR) 25 

 

- 

 

25 

 

Very High Density Residential (VHDR) 

  

- 

 

- 

 

Commercial Retail (CR) 

 

19,818 

 

7,659 

 

27,477 

Light Industrial (LI) 

 

9,819 

 

3,795 

 

13,614 

Public Facilities (PF) 

 

2,947 

 

1,139 

 

4,086 

Mixed Use Area (MUA) 

      

Residential Units 14 

 

352 

 

366 

 

Non-Residential (in square feet) 

 

9,085 

 

7,659 

 

16,744 

 Total 2,361 41,669 
 

830 20,252 3,191 61,921 

Note: All values are rounded to the nearest whole number, totals may be slightly off due to rounding 
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General Plan Policy Changes 

Beyond land use changes, GPA No. 1208 will also include a revisions of existing General Plan policies 
specifically related to the LVPA. Policies will focus on the LVPA as a whole, Hillside Residential areas, 
and LVPA Neighborhoods. The proposed policies address the following: 

¶ Mixed use development and land use 

¶ Site configuration and building orientation 

¶ Community character, building height and design 

¶ Community recreation and infrastructure 

¶ Circulation and connectivity 

¶ Alternative transportation, transit, and trails 

Key policy revisions and additions (shown in underline) include: 

Revisions to the General Plan Land Use Element Policy  

The Lakeland Village Policy Area (LVPA)  Neighborhoods have been developed to encourage a mixture 
of land uses to support the growth in the local economy and increasing residential development 
opportunities.  The MUA Land Use designation within these Neighborhoods provides landowners with 
the flexibility to propose commercial, employment and recreational activities walking distance from 
residential housing and living areas. The project proposes the following revisions to the Land Use 
Element Policy LU 33.1 to allow other zoning classifications that would similarly support the 
development of a mix of uses and development of the LVPA Neighborhoods and new LVPA further 
expands on this consistency direction: 

LU 33.1  The Mixed Use Area designation may be developed pursuant to any zoning classification 
that meets the intent of a community-level policy area, as described in each area plan. 
Where no such guiding policy is available, the Mixed Use Area designation may be 
developed pursuant to either a Specific Plan or the Mixed Use zoning classifications. 

Revisions to the Elsinore Area Plan Policies 

For the full list of revised policies, refer to Appendix 2: Proposed LVPA Neighborhoods Policies, of this 
document. 

Zoning Consistency  

Due to the land use designation changes proposed by GPA No. 1208, as well as changes adopted by 
previous planning efforts within the LVPA, Land Use designations and zoning classifications of sites 
may be inconsistent on many parcels within the LVPA. To make the Land Use designations and zoning 
classifications consistent within the LVPA, a consistency zoning may be undertaken for parcels within 
the LVPA at a later date within a reasonable time in compliance with applicable law. The Change of 
Zone will be limited to consistency zoning to allow for the implementation of the underlying Land Use 
designations within the LVPA that were adopted with or prior to the adoption of GPA No. 1208. 
Therefore, all potential impacts are assessed with this document, and no future environmental analysis 
is required for activities that are consistent with the LVPA as adopted.  
 

A. Type of Project:  Site Specific ;   Countywide ;   Community ;   Policy . 
 

B. Total Project Area:  The proposed Project area contains approximately 2,623 acres.  

Residential Acres:        Lots:        Units:        Projected No. of Residents:        

Commercial Acres:        Lots:        Sq. Ft. of Bldg. Area:        Est. No. of Employees:        
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Industrial Acres:        Lots:        Sq. Ft. of Bldg. Area:        Est. No. of Employees:        

Other:           

C. Assessorôs Parcel No(s):  Various. 

D. Street References:  The proposed Project Area is located along Grand Avenue generally 
between State Route 74 (SR-74) and Corydon Road. 

E. Section, Township & Range Description or reference/attach a Legal Description: Sections 
11, 13, 14, and 24 of Township 06 South Range 05 West and Sections 19, 20, 28, and 29 of 
Township 06 South Range 04 West. 

F. Brief description of the existing environmental setting of the project site and its 
surroundings:  The Project Area primarily includes single-family residential with pockets of 
commercial uses along Grand Avenue. Properties east of Grand Avenue generally extend to the 
edge of Lake Elsinore. 



 

 Page 8 of 152 Initial Study for GPA No. 1208 

  



 

 Page 9 of 152 Initial Study for GPA No. 1208 

This page intentionally left blank. 
 



 

 Page 10 of 152 Initial Study for GPA No. 1208 



 

 Page 11 of 152 Initial Study for GPA No. 1208 

This page intentionally left blank.  



 

 Page 12 of 152 Initial Study for GPA No. 1208 

 



 

 Page 13 of 152 Initial Study for GPA No. 1208 

 
This page intentionally left blank. 

 



 

 Page 14 of 152 Initial Study for GPA No. 1208 

  


